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(Amended: Ord. 2015-11-24; Ord. 2016-04-03; Ord. 2018-01-09)
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40.520.070 Master Planned Development

A. Purpose.

The master planning standards in this section are intended to:

1.

Promote coordinated and cohesive site planning and design of large, primarily light industrial and
mixed use sites that will occur over an extended period of time;

Promote coordinated and cohesive site planning and design of large, heavy industrial sites that will
occur over an extended period of time;

Provide a means of streamlining and consolidating development review processes. For large sites,
intensive and integrated master planning review may occur earlier within the development process,
lessening the scope of piecemeal review later as individual developments occur;

Through consolidation of review processes, provide a level of predictability to project applicants,
the county and the community at large regarding the nature and type of development which will
occur in the future; and

Through flexibility of standards and consolidation of reviews, promote and facilitate quality
development of larger sites in an integrated, cohesive manner providing for functional, design and
other linkages between, and consistency among, a mix of individual uses and structures.

(Amended: Ord. 2012-12-14)

B. Applicability.

1.

Light Industrial (IL) Zones.

Any development equal to or greater than fifty (50) contiguous acres in size shall be eligible to apply
for approval of a master plan by the reviewing authority. A minimum of seventy-five percent

(75%) of the area proposed for master planning shall be held under common ownership at the time
of application. A minimum of eighty-five percent (85%) of the area proposed for master planning
shall be zoned light industrial (IL), or a change in zoning requested to this effect, at the time of
application. The master plan shall consist of both a concept plan which shows the location,
distribution and phasing of land uses and related facilities and a development plan as each phase
of the plan is developed.

Mixed Use (MX) Zone.

Any development with proposed phasing of uses shall submit a master plan. A minimum of
seventy-five percent (75%) of the area proposed for master planning shall be held under common
ownership at the time of application. The master plan shall consist of both a concept plan which
shows the location, distribution and phasing of land uses and related facilities and a development
plan as each phase of the plan is developed.

Heavy Industrial (IH) Zone.

Any development equal to or greater than fifty (50) contiguous acres in size shall be eligible to apply
for approval of a master plan by the reviewing authority. A minimum of seventy-five percent (75%)
of the area proposed for master planning shall be held under common ownership at the time of
application.
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(Amended: Ord. 2012-12-14; Ord. 2014-12-16)

C. Approval Process.

1. Applications for a master plan shall be reviewed using a Type II-A process as described in Section
40.510.025, unless:

a—Ssubmitted with a subdivision, when it shall be reviewed using a Type Il process.;-6f
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The master planning review is intended to provide a means of consolidating various reviews into a
single master plan application and review, such that development subsequent to an approved
master plan can be processed through site plan review. The master plan ordinance is not intended
to integrate proposed large-scale zone or comprehensive plan changes to commercial
designations, or to facilitate development to that effect.

Master plan review and subsequent site plan review shall serve to integrate the following review
processes:

a. Conditional use review;
b. Mixed use review;

c. Zone changes, consistent with the procedural ordinance, necessary to meet the applicability
requirement of this section;

d. Responsible official review;
e. Variance.

Proposed comprehensive plan map changes increasing areas of commercial designations shall be
processed separately under Section 40.560.010.

Upon approval by the reviewing authority and timely implementation as described in Section
40.520.070(H), the master plan shall remain in force unless amended through Section 40.520.060,
Post-Decision Review. All development in the master plan area shall thereafter comply with the
master plan requirements and standards included or referenced therein. Provisions of this
subsection may be implemented through this section, incorporating Sections 501 through 506 of
Chapter 347, Laws of 1995.

All post-decision reviews of master plans in MH zones are Type | reviews. Development sites within
the master planned area may be reconfigured under post-decision review as necessary to attract
uses as defined in Section 40.520.070(B)(3).

(Amended: Ord. 2010-08-06; Ord. 2014-12-16)
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40.520.075 Rural Industrial Development Master Plan

A. Purpose.

The master planning standards in this section are intended to:

1. Promote coordinated and cohesive site planning and design of rural industrial development sites
that will develop over an extended period of time;

2. Provide a means of streamlining and consolidating development review processes, lessening the
scope of piecemeal review as individual developments occur;

3. Provide a level of predictability to project applicants, the county and the community at large
regarding the nature and type of development which will occur in the future; and

4. Through flexibility of standards and consolidation of reviews, promote and facilitate quality
development in an integrated, cohesive manner providing for functional, design and other linkages
between, and consistency among, a mix of individual uses and structures.

B. Applicability.

This chapter applies to rural industrial sites and-tand-banks established pursuant to RCW 36.70A.365 e
36-£0A-367 and Section 40.560.010(3H). Such sites are to be a minimum of one hundred (100) acres in

size and zoned light industrial (IL) with-anH-RILB-overlay.

C. Approval Process.

1.

5.

A master plan prepared for a rural industrial site erland-bank will be processed as part of the
application ferthe-land-bank pursuant to Section 40.560.010(3H).

The master planning review is intended to provide a means of consolidating various reviews into a
single master plan application and review, such that specific major industrial developments
subsequent to an approved master plan can be processed through site plan review.

Master plan review and subsequent site plan review for specific major industrial developments shall
serve to integrate the following review processes:

a. Conditional use review;
b. Responsible official review; and
C. Variance.

Upon approval by the reviewing authority, the master plan shall remain in force unless amended
through Section 40.520.060, Post-Decision Review. All development in the master plan area shall
thereafter comply with the master plan requirements and standards included or referenced therein.
Provisions of this subsection may be implemented through this section, incorporating Sections 501
through 506 of Chapter 347, Laws of 1995.

All post-decision reviews of master plans are Type | reviews.

D. Approval Criteria.

1.

In approving the master plan, site plans subsequent to master plan approval, or amendments to the
master plan, the review authority shall make a finding that the following approval criteria are met:

a. General goals:
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(1) Achievement of the goals and objectives of the community framework plan and the
comprehensive plan;

(2) Enhancement of economic vitality, particularly opportunities for high wage employment;
(3) Efficient provisions and use of public facilities and services;
(4) Plan sufficient infrastructure to meet concurrency needs; and
(5) Goals provided in the purpose statements of the applicable zoning district.
b. Specific conditions:

(1) The master plan contains adequate provisions for ensuring that the original visions and
goals as stated in the master plan will be implemented;

(2) The site of the proposed master plan is adequate in size and shape to accommodate the
proposed uses and all yards, spaces, walls and fences, parking, loading, landscaping, and
other features as required by this title, and to ensure that said use will have no significant
detrimental impacts on neighboring land uses and the surrounding area;

(3) The site for the proposed uses relates to streets and highways that are or will be adequate
in width and pavement type to carry the quantity and kind of traffic generated by the
proposed uses;

(4) Adequate public utilities are or will be available to serve the proposed project;

(5) The establishment, maintenance, and/or conduct of the use for which the development
plan review is sought will not, under the circumstances of the particular case, be
detrimental to the health, safety, or welfare of persons residing or working in the
neighborhood of such use and will not, under the circumstances of the particular case, be
detrimental to the public welfare, injurious to property or improvements in said
neighborhood; nor shall the use be inconsistent with the character of the neighborhood or
contrary to its orderly development;

(6) The proposed master plan facilitates quality development in an integrated manner which
provides for a functional and design interrelation of uses and/or structures;

(7) The master plan meets all submittal requirements of this section, and material submitted
provides sufficient detail to enable review for compliance;

(8) All areas of the master plan site to be developed with commercial uses shall be so
delineated on the master plan. Commercially delineated areas proposed within industrially
zoned areas of the master plan site shall account for no more than ten percent (10%) of the
total area.

The review authority may impose conditions as necessary to satisfy the requirements of this
section.

The applicant may choose one (1) of two (2) options for environmental review:

a. Environmental review for build-out of the master plan. Projects included in the environmental
review of the master plan shall not require additional environmental review; or

b. Environmental review of the conceptual master plan followed by project-specific environmental
review to be completed at the time of individual project development. This option includes
situations where the conceptual SEPA review for the master plan is completed concurrently
with project-specific SEPA review on a first phase. The scope of a narrower review of project
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proposals may be based on relevant similarities, such as common timing, impacts,
implementation or subject matter (per WAC 197-11-060(3)).

E. Site Plan Review Process Under an Approved Master Plan.

Major industrial development proposals submitted pursuant to an approved master plan shall be
reviewed under Section 40.520.040, subject to a demonstration of consistency with the approved
master plan and applicable conditions of master plan approval. Such specific major industrial
developments are subject to a Type Ill review process according to Section 40.510.030, with the
following specific hearing notice requirements that supersede those of Section 40.510.030: An open
record public hearing shall be held before the hearing examiner with notice published at least thirty (30)
days before the hearing date and mailed to all property owners within one (1) mile of the site. The
review authority may impose conditions of approval for such site plan proposal as necessary to ensure
compliance with master plan approval criteria or conditions.

F. Development Standards, Covenants, and Guidelines.

1. The applicant has two (2) options in establishing development standards to control development in
the master plan area:

a.

b.

Incorporate the development standards as adopted by the ordinance codified in this section; or

Propose new development standards (which may incorporate some of the standards in this
section). Development standards that differ from the existing land use code requirements will
be reviewed as part of master plan review.

2. Development Standards. See Section 40.230.085(D).

3. Covenants, Conditions and Restrictions. Notwithstanding any other provision in this section, the
review authority may enter into developer agreements pursuant to RCW 36.70B.170 through
36.70B.210. Council may also declare the master plan a planned action pursuant to RCW
43.21C.031.

a.

b.

Other site development restrictions, such as easements and covenants, not covered by the
development standards or applicable ordinances may be incorporated into the master plan, in a
section stipulating covenants, conditions and restrictions that run with the land,;

Where separate ownership of lots within the master plan area may occur, to ensure
consistency in development and protect the character of the development, the owners may be
required, or may desire, to confer responsibility for maintaining common open space,
communal recreational areas and facilities, private roads and landscaping to one (1) of the
following:

(1) An association of owners that shall be created as an association of owners under the laws
of the state and shall adopt and propose articles of incorporation or association and
bylaws, and adopt and improve a declaration of covenants and restrictions on the common
open space that is acceptable to the Prosecuting Attorney. Automatic membership in the
association upon purchase of property and association fees shall be contained in
covenants that run with the land. The association must have the power to levy
assessments. Nonpayment of association fees can become a lien on the property; or

(2) Dedication to a public agency that agrees to maintain the common open space and any
buildings, structures or other improvements which have been placed on it.

4. Other conditions which may be addressed in this section of the master plan document are
agreements and assurances on the part of the applicant and on the part of the county with respect
to future development. Other general provisions may be included in the final master plan: effective
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date, duration, cooperation and implementation, intent and remedies, periodic review, dispute
resolution, assignment, relationship of parties, hold harmless, notices, severability and termination,
time of essence, waiver, successors and assigns, governing state law, constructive notice and
acceptance, processing fees.

5. The owner may choose to establish architectural design guidelines to promote consistency

throughout the development. Administering the guidelines shall be the responsibility of the owner of
the site or the association of owners. The guidelines may consist of, for example, roof pitches,
building materials, window treatments, paving materials, and building articulation, etc.

6. The comprehensive plan map shall be amended to add the suffix “-mp” to the site at the time of
approval of master plans approved under this chapter.

(Added: Ord. 2014-12-16; Amended: Ord. 2016-04-03; Ord. 2019-05-07)
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40.560.010 Plan Amendment Procedures

A. Purpose.

The purpose of this section is to set forth procedures for adoption or amendment of the
comprehensive plan and development regulations pursuant to applicable provisions of the Growth
Management Act, Chapter 36.70A RCW (GMA), the Shoreline Master Program (SMP) pursuant to
the Shoreline Management Act, Chapter 90.58 RCW (SMA), the State Environmental Policy Act,
Chapter 43.21C RCW (SEPA), and the Washington Administrative Code (WAC).

Plan amendments will be reviewed in accordance with applicable provisions of the GMA, SEPA,
the WAC, the countywide planning policies, the community framework plan, the goals and policies
of the comprehensive plan, Clark County Code, the capital facilities plan, and official population
growth forecasts.

The SMP will be reviewed in accordance with the goals, policies and regulations of the SMP,
consistent with the SMA and the state shoreline guidelines in Chapter 173-26 WAC, and with
SEPA.

(Amended: Ord. 2007-09-13; Ord. 2017-07-04; Ord. 2018-01-01; Ord. 2019-05-07)

B. Applicability.

All amendments to the comprehensive plan are legislative actions subject to a Type IV process (Section
40.510.040). The criteria and requirements of this section apply to all applications or proposals for
changes to the comprehensive plan including:

1.

Countywide comprehensive plan map changes involving urban growth area (UGA) boundary
changes and rural map changes;

Comprehensive plan map changes not involving a change to UGA boundaries;

Comprehensive plan policy or text changes;

Arterial atlas amendments;

Changes to other plan documents (such as capital facilities and the shoreline master program); and

Amendments that may be reviewed and acted upon outside the annual amendment cycle are
subject to the review criteria established in this chapter, and are limited to the following:

a. Resolution of an emergency condition or situation that involves public health, safety or welfare,
when adherence to the amendment process set forth in this section would be detrimental to the
public health, safety or welfare;

b. The initial adoption of a subarea plan that does not modify the comprehensive plan policies and
designations applicable to the subarea, if the cumulative impacts of the proposed plan are
addressed by appropriate environmental review under SEPA;

c. The adoption or amendment of a shoreline master program pursuant to Chapter 90.58 RCW;

d. To resolve an appeal of a comprehensive plan adoption or amendment filed with the Growth
Management Hearings Board or a court of competent jurisdiction pursuant to RCW
36.70A.300;

e. Siting of major industrial developments and/or master planned locations outside UGA
boundaries consistent with the requirements of state statute RCW 36.70A.365;
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f. The amendment of the capital facilities element of the comprehensive plan that occurs
concurrently with the adoption of the county budget pursuant to RCW 36.70A.130(2)(a)(iv); or

g. Technical, nonsubstantive corrections to obvious land use mapping errors which do not involve
interpretation or application of the criteria for the various land use designations contained in the
comprehensive plan.

Subsection (B)(1) of this section may only occur consistent with RCW 36.70A.130. Subsection (2) of
this section may be initiated by either the county or a property owner. Subsections (3) to (6) of this
section may only be initiated by the county.

(Amended: Ord. 2004-09-02; Ord. 2007-09-13; Ord. 2016-09-04; Ord. 2017-07-04;
Ord. 2018-01-01; Ord. 2019-05-07)

. Annual Review Cycle.

1. Proposed annual site-specific comprehensive plan amendments pursuant to RCW 36.70A.130(2)
that are submitted for review are subject to a Type IV process pursuant to Section 40.510.040.

2. Applications for plan map amendments are generally processed in conjunction with concurrent
rezone requests. Rezone applications considered with a plan map amendment request are
reviewed consistent with the plan designation to zone consistency tables in Chapter 1, Land Use, of
the comprehensive plan, and according to the procedures and timing specifications for plan map
amendment specified in this section. Rezone applications considered with a plan map amendment
request must comply with Sections 40.510.040 and 40.560.020.

(Amended: Ord. 2007-09-13; Ord. 2017-07-04; Ord. 2018-01-01; Ord. 2019-05-07)
Governmental Coordination.

1. The county shall coordinate the annual review process with each city and town.
(Amended: Ord. 2007-09-13; Ord. 2017-07-04; Ord. 2018-01-01; Ord. 2019-05-07)
Comprehensive Plan Map Changes — General.

All plan map changes must be accomplished through the following:

1. Changes approved by the county as a result of a comprehensive periodic review of the plan to be
initiated by Clark County pursuant to RCW 36.70A.130(5)(b);

2. Changes approved by the county in response to county-initiated amendments or property owner
site-specific requests, not more than once per year pursuant to RCW 36.70A.130(2)(a);

3. Out-of-cycle amendments, as authorized by RCW 36.70A.130(2), initiated and approved by the
county at any time;

4. Applications for map changes and urban growth area boundary amendments must be consistent
with the plan designation to zone consistency tables in Chapter 1, Land Use, of the comprehensive
plan and accompanied by concurrent rezone applications;

5. A county-initiated proposal for siting major industrial facilities consistent with RCW 36.70A.365, and
processed if accompanied by a current property owner-submitted rezone application;

6. The county shall assess the cumulative impacts of all proposed plan map changes prior to Council
taking action. Monitoring benchmarks may be used to assess impacts.
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(Amended: Ord. 2004-09-02; Ord. 2007-09-13; Ord. 2017-07-04; Ord. 2018-01-01;
Ord. 2019-05-07)

F. Criteria for All Map Changes.

Map changes may only be approved if all of the following are met:

1.

The proponent shall demonstrate that the proposed amendment is consistent with the applicable
requirements of the GMA and the WAC, the county comprehensive plan, the county code, and
official population growth forecasts; and

The proponent shall demonstrate that the designation is in conformance with the appropriate
locational criteria identified in the plan; and

The map amendment or site is suitable for the proposed designation, and there is a lack of
appropriately designated alternative sites within the vicinity; and

The plan map amendment either: (a) responds to a substantial change in conditions applicable to
the area within which the subject property lies; (b) better implements applicable comprehensive
plan policies than the current map designation; or (c) corrects an obvious mapping error; and

Where applicable, the proponent shall demonstrate that the full range of urban public facilities and
services can be adequately provided in an efficient and timely manner to serve the proposed
designation. Such services may include water, sewage, storm drainage, transportation, fire
protection, and schools. Adequacy of services applies only to the specific change site.

(Amended: Ord. 2007-09-13; Ord. 2017-07-04; Ord. 2018-01-01; Ord. 2019-05-07)

G. Additional Criteria for Rural Map Changes.

1.

Natural Resource Land Designation.

The proponent of an amendment to the plan map for changing a natural resource land designation
to a smaller lot size natural resource land designation shall demonstrate that all of the following
criteria have been met:

a. The amendment complies with applicable provisions of GMA and the WAC;

b. The requested change does not impact the character of the area to the extent that further plan
map amendments will be warranted in future annual reviews; and

c. The amendment meets the locational criteria for the requested designation.
Rural Centers.

a. The county shall consider and evaluate the expansion of, or change of land use within, a rural
center through the annual review process under this chapter.

b. The county shall consider and evaluate the creation of a rural center through the docket
process under this chapter.

c. Before the county considers establishing a new rural center, the proponent(s) shall submit to
the county a petition signed by at least sixty percent (60%) of the property owners of the land
within the boundaries of the proposed new rural center.

d. The proponent of an amendment to create or expand a rural center shall demonstrate that all of
the following criteria have been met:

Council Hearing 11/12/19 Page 26 of 28

4593



(9] wN

O 0o N o

10

11
12

13
14
15

16
17

18
19
20
21
22
23
24
25
26

27
28

29
30
31

32
33
34

H.

(1) The proposed rural center complies with the provisions of RCW 36.70A.070(5)(d); and

(2) The requested change does not impact the character of the area to the extent that further
plan map amendments will be warranted in future annual reviews; and

(3) The site does not meet the criteria for the existing resource plan designation; and

(4) The amendment meets the locational criteria for the requested designation.

3. The county may consider changes to the urban reserve overlay only during a comprehensive plan
periodic review and not on an annual basis.

(Amended: Ord. 2007-09-13; Ord. 2008-12-15; Ord. 2017-07-04; Ord. 2018-01-01,
Ord. 2019-05-07)

Additional Criteria for Rural Major Industrial Map Changes.

This section governs designations outside of UGAs for major industrial developments under RCW
36.70A.365.

1.

Application. The county shall process an application for a rural industrial development designation
pursuant to RCW 36.70A.365 as a Type |V legislative action pursuant to Section 40.510.040 and
this chapter.

Rural industrial designations require a minimum of one hundred (100) acres and-a-maximum-of
seven-hundred-(700)-acres-in-size, and are designated as follows:

a.

Comprehensive Plan.

(1) Major industrial developments (light industrial).
2} Major industri T
Zoning.

(1) Major industrial developments (IL).

ot industsial land banke (L)

Process. Prior to formally proposing a designation under this section, the county shall:

a.
b.

C.

d.

e.

Undertake an inventory of available urban industrial land;
Consult with affected city(ies) regarding a proposed designation;

Make a preliminary assessment that the applicable statutory criteria are met and that the
proposed location is superior to other potential rural sites;

Negotiate an appropriate or statutorily required interlocal agreement with affected city(ies); and

Complete a master plan for the development site as required pursuant to Section 40.520.075.

Approval Criteria.

a.

In addition to the other applicable designation criteria under this chapter, major industrial

developments ermajerindustrial-land-banks may only be approved upon a finding that the

requirement and criteria of RCW 36.70A.365, respectively, are met.
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b. Development Agreement. No designation under this section may be approved unless
accompanied by a development agreement pursuant to RCW 36.70B.170 and Section
40.350.020 which at a minimum assures compliance with statutory requirements and criteria.

5. Adjacent Nonurban Areas. A designation under this section does not permit urban growth in
adjacent nonurban areas.

(Amended: Ord. 2004-09-02; Ord. 2007-09-13; Ord. 2008-12-15; Ord. 2012-12-14;
Ord. 2014-12-16; Ord. 2017-07-04; Ord. 2018-01-01; Ord. 2019-05-07)
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